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Dear Marchant:

| am pleased to present the second submission for Highway 50 Real Estate LLCs Hospital and
Outpatient Medical Care Facility Special Exception Application, SPEX 2007-0021. Although the
name of the center and its orientation have changed, the application remains largely the same.
Enclosed you will find the following:

15 copies of the comment response letter responding to staff's initial round of comments
15 copies of the updated Statement of Justification

15 copies of the Traffic and Trip Generation Assessment from Gorove/Slade showing
that the hospital will generate fewer trips than an equivalent square footage of approved
office uses

15 copies of the updated Special Exception Plat, five of which include color renderings of
the hospital

A CD containing electronic copies of the above-listed items

Please let me know if there is any additional information you need to facilitate staff's review.

Sincerely,

M

Molly M. Novotny
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CC:

Tracey White, HCA Capital Division

Bryan Seely, HCA, Nashville

Mark C. Looney, Cooley Godward Kronish LLP
Matthew Nitch, Earl Swensson Associates, Inc
Eric Siegel, Urban

Josh Omndorff, Urban

Chris Tacinelli, Gorove/Slade

Tushar Awar, Gorove/Silade

427586 v1/RE
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January 8, 2010

Mr. Marchant Schneider
Planner

Department of Planning

1 Harrison Street, SE 3rd Floor
Leesburg, VA 20177

RE: SPEX 2007-0021, Route 50 (HCA) Medical Campus
Response to First Referral Comments

Dear Marchant:

This letter constitutes our responses to the initial staff and agency comments that we received in
the fall of 2007, before we put the above-referenced application on hold. As you know, we have
re-activated the application and, although we have made some changes to the design of the
medical campus, the original comments remain relevant and are addressed in this comment
response letter. In addition, we have updated the application to be consistent with the
approvals of ZMAP 2006-0007 and SPEX 2007-0037, both of which were approved on
December 4, 2007. The other significant changes that are part of this application are:

e The heliport that was originally included as a component of this application was approved
by SPEX 2007-0037. Therefore, it is no longer part of this application and is labeled on the
plat as “approved”.

e The hospital’'s orientation has shifted from Rt. 50 to Stone Springs Boulevard.

Each staff/agency review comment is summarized in italics below, followed immediately by our
response.

Virginia Department of Transportation (comments dated September 21, 2007)
1. Please provide draft approval conditions to this office for review.

Response: The Applicant is drafting development conditions that will be submitted under
separate cover.

2. Approval of this application is contingent upon the approval of ZMAP 2006-0007
Glascock Field at Stone Ridge.

Response: Comment acknowledged. The Loudoun County Board of Supervisors approved
ZMAP 2006-0007 and SPEX 2007-0037 on December 4, 2007.
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3. Applicant should dedicate right of way and construct Route 50 frontage improvements
consistent with one-half of the ultimate typical section (R6M) as specified in the Loudoun
Countywide Transportation Plan (CTP).

Response: The Applicant agreed to this dedication of right-of-way and improvement to Route
50 along the Property’s frontage through Proffer IV.A.1 in ZMAP 2006-0007 and has shown the
improvement on the SPEX Plat. In addition, CPAP 2006-0152, which Loudoun has already
approved, shows the frontage improvements. The improvements will be constructed as
required by ZMAP 2006-0007 and CPAP 2006-0152.

4. Improvements at the Route 50 intersections of Stone Springs Boulevard Extended and
Road B are to be made by this applicant such that the intersections operate at acceptable levels
of service (LOS).

Response: Proffers IV.A.2 and IV.C.1 in ZMAP 2006-0007 require the construction of both
Stone Springs Boulevard and Road B in advance of the proposed hospital, and the SPEX Plat
shows the right of way reservation and lane configuration for those roads. Furthermore, CPAP
2006-0152, which shows the improvements at Route 50 and Stone Springs Boulevard, has
already been approved by Loudoun County. Once constructed, these roads will operate as
approved with ZMAP 2006-0007.

5. The applicant should provide a pro-rata monetary contribution to be applied toward area
fransportation improvements.

Response: The Applicant will provide its regional road contribution in accordance with ZMAP
2006-0007 Proffer IV.G.2. That proffer calls for a contribution of $0.60 per square foot for non-
residential uses and an additional $0.60 (total $1.20 contribution) per square foot for medical
office development.

6. The applicant should proffer specific transportation improvements as identified on pp.
42 — 46 of the Traffic Impact Study (TIA) titled “Glascock Field at Stone Ridge” by Wells &
Associates, LLC dated March 10, 2006.

Response: Proffers IV.A through IV.L in ZMAP 2006-0007 include commitments to address the
specific transportation improvements identified within the “Glascock Field at Stone Ridge” traffic
study.

7. Related to comment # 6: The applicant should construct the transportation
improvements specified in the background conditions of the TIA.

Response: The Applicant respectfully points out that the background conditions would require
transportation improvements without this project. The proposed hospital use reduces the total
number of expected peak-hour trips in comparison to the approved, by-right office uses.
Therefore, there is no rational nexus to require the Applicant to mitigate existing conditions.
Further, the County can use proffered regional road contributions associated with ZMAP 2006-
0007 toward transportation improvements specified in the background conditions.
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8. Has the design been submitted/approved for the ultimate planned interchange at Route
50/West Spine Road?

Response: West Spine Road is not adjacent to Land Bay 2, which is the parcel on which the
special exception is requested. It is our understanding that the Applicant of the approved Gum
Spring Center development on the south side of Route 50 has submitted a conceptual design
for that interchange to VDOT.

9. This applicant should dedicate any necessary right of way and provide monetary
contribution toward design/construction of the Route 50/West Spine Road interchange.

Response: The Route 50/West Spine Road interchange is located off-site and requires no
right-of-way dedication from the Property. The County can use regional road contributions
proffered with ZMAP 2006-0007 toward the design and construction of that interchange.

10. Has the design been submitted/approved for the ultimate planned interchange at Route
50/Stone Springs Boulevard?

Response: CPAP 2006-0152, which is approved, details the design of the planned intersection
that was proffered as part of ZMAP 2006-0007. The SPEX Plat shows that intersection
commitment, while also reserving the right of way for a future compact, urban diamond
interchange, should such an interchange be adopted into the Countywide Transportation Plan at
a later date.

11. Related to comment # 10: This applicant should dedicate any necessary right of way
and provide monetary contribution toward design/construction of the cited interchange.

Response: The Applicant committed to the dedication of right of way for the Route 50/Stone
Springs Boulevard interchange in ZMAP 2006-0007 and has illustrated the necessary right-of-
way to construct a compact, urban diamond interchange on the SPEX plat. The Applicant,
through the ZMAP, pledged $0.60 per square foot of non-residential and $1.20 per square foot
of medical office buildings, that can be used on such regional improvements as this intersection.

12. Gum Spring Road, Route 659 should not be abandoned or terminated until an adequate
replacement facility is in place.

Response: An adequate replacement for the portion of Gum Spring Road between future
Route 50 N. Collector Road and future Road A is required prior to the issuance of the first
zoning permit on the Property, as specified in the ZMAP 2006-0007 proffers.

13. All costs associated with traffic signals (or signal modifications) warranted by this
development are to be the responsibility of the applicant including warrant analyses, design and
installation of any signals warranted at this site’s entrances and/or contiguous intersections.

Response: Comment acknowledged. This issue was addressed by Proffer IV.F associated
with ZMAP 2006-0007.

ONE FREEDOM SQUARE, RESTON TOWN CENTER, 11951 FREEDOM DRIVE, RESTON, VA 20190-5656 T: (703) 456-8000 F: (703) 456-8100 WWW.COOLEY.COM



CooIeX

GODWARD KRONISH

Mr. Marchant Schneider
January 8, 2010
Page Four

14. Applicant should provide exclusive turn lanes into all site entrances.

Response: The roads surrounding the Property were designed and committed to by the
proffers associated with the underlying zoning. This application is carrying out those proffer
commitments and has shown the required four-lane, divided section of Stone Springs
Boulevard, including turn lanes, as well as the required four-lane, undivided section of Road B,
inclusive of turn lanes. The approved road network therefore includes exclusive left and right
turn lanes off of Stone Springs Boulevard into the Property as well as two exclusive left turn
lanes and one exclusive right turn lane from Road B.

15. Is the northernmost entrance located within the influence area of the Stone Springs
Boulevard Extended/Future Road B intersection? If so, the entrance should be relocated so
that it will not interfere with intersection operations.

Response: The Applicant has moved the hospital’s northernmost entrance east so it is outside
of the intersection’s influence area. This change is reflected on the SPEX plat.

16. It would be helpful to show proposed roadway typical sections on the plan.

Response: Comment acknowledged. Roadway sections for the future Stone Springs
Boulevard are shown on approved CPAP 2006-0152. Other road sections will be shown on the
appropriate CPAPs.

Community Planning (comments dated October 22, 2007)

1. Staff recommends the application be amended to include information on geographic
characteristics of the area to be served, including the area’s population, highway facilities, and
transportation.  In addition, the application should ensure compatibility with and impact on
surrounding uses, such as residential neighborhoods. The application should also ensure there
is sufficient acreage for future expansion and what sort of impact this expansion would have in
the vicinity of the project.

Response: The Applicant has made an early commitment to implement the recommendations
of the Countywide Healthcare Facilities Policies, which includes a hospital for the Route 50
corridor. An important aspect of the Countywide Healthcare Facilities Policies is the emphasis
on expanded healthcare facilities in the Dulles South area of the County to meet the existing
and future healthcare needs of the residents in this area of the County. To that end, the
Applicant purchased the 24-acre property in December 2006. Construction of a phased
medical campus to meet the healthcare demands for this under served area is a significant
County priority that the Applicant will implement.

The primary “service area” for the proposed Route 50 Medical Campus includes parts of
Western Fairfax County, Loudoun County west of the Fairfax County line, and portions of
northern Prince William County. As the road network is completed (i.e., Stone Springs
Boulevard, Route 50 North Collector Road, and Route 659 Relocated), additional residential
communities will be included in the primary service area.
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The Property is surrounded by the following uses: non-residential zoning (PD-GI and CLI) on
the south side of Route 50; residential zoning (R-16) for multi-family residential and existing
non-residential (CLI) on the opposite side of existing Gum Spring Road to the east; non-
residential (PD-OP) for office on the opposite of future Stone Springs Boulevard to the west; and
non-residential zoning (PD-OP) for office to the north on the opposite side of Road “B".

2. Staff recommends the applicant delineate all stream corridor resources, including the 50-
foot management buffer adjacent to the floodplain.

Response: The management buffer was depicted on the CDP associated with ZMAP 2006-
0007 and explained in Proffer VI.F of the same application. It is also depicted on the SPEX Plat
and labeled “Variable Width Management Buffer’. In addition, all existing floodplains are
labeled on the plan set.

3. Staff recommends the wetlands on site be preserved to the greatest extent possible. If
disturbance of some wetlands cannot be avoided, staff recommends they be mitigated on-site or
within the impacted policy area.

Response: This issue was addressed in Proffer VI.B associated with ZMAP 2006-0007.

4. Although no tree save areas are proposed on this application, staff recommends that the
applicant look into potential areas on-site where natural vegetation could be saved to
supplement and enhance the site’s landscaping.

Response: Existing vegetation along Route 50 has been incorporated into the Type 5 Buffer
Yard and BMP facility for the Property. However, it's important to note that VDOT may need to
remove trees from these areas, or remove entire areas, to allow the construction of the Stone
Springs Boulevard/Route 50 interchange. Therefore, there is limited to no potential for
permanent tree conservation on site. Proffer VI.C with ZMAP 2006-0007 requires tree
conservation elsewhere on the property, subject to the rezoning.

5. If development is not relocated to an area outside of the river and stream corridor
resource, staff recommends the areas proposed to be impacted be surveyed.

Response: The Applicant notes that a Phase | Survey was submitted with the initial
application. No further work was recommended on the Property.

6. Staff recommends the use of acoustical treatment for the hospital to ensure that interior
noise levels do not exceed a sound level of 45 db(A).

Response: The hospital rooms will be designed to comply with the County’s interior noise
standards as required by the Zoning Ordinance.

7. Staff recommends that the application carefully consider the impact of noise generated

from the helicopter traveling over nearby residences. Staff recommends the application ensure
the helicopter associated with the helistop will not create a disturbance to residential uses
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adjacent to the subject site. In addition, staff encourages the applicant to demonstrate
coordination with the Federal Aviation Administration (FAA).

Response: The heliport was approved under SPEX 2007-0037 and is shown as existing on
this application.

8. Staff requests information pertaining to traffic noise levels be submitted to the Office of
Transportation Services for review.

Response: Per Comment 6 above, the Applicant will design the buildings to comply with the
County’s interior noise standards. Traffic noise levels will be buffered by setbacks and buffers.

9. Staff supports the incorporation of the Route 50 Corridor Design Guidelines into the
Proffer Statement. However, for the purpose of this special exception application, staff requires
more detail as to the proposed building design, loading areas, lighting, signage, and usable
outdoor spaces for this application along with commitments to ensure compliance with the Plan
polices.

Response: The Applicant has included an illustrative building rendering with this submission
that shows the planned hospital and medical office building, which are connected by an interior
corridor. Loading areas are shown on the SPEX Plat for both uses. Lighting and signage will
comply with Zoning Ordinance requirements at time of site plan submission.

10. Staff recommends revising the SPEX plat to clearly depict bicycle and pedestrian access
both to the site and internal to the site. Bicycle and pedestrian access should be provided
along Route 50 and Gum Spring Road. Pedestrian pathways with plantings should be provided
from the parking area to the buildings. Staff also recommends including a sufficient number of
bicycle racks in support of non-vehicular modes of transportation to this project. ~ Staff further
recommends the applicant consider the provision of showers, clothing lockers, and changing
rooms.

Response: A 10-foot wide multi-use trail is shown along the Property’s Rt. 50 frontage, which
connects to sidewalks along the Property’s perimeter and internal to the site. Per ZMAP 2006-
0007, sidewalks and crosswalks are provided throughout the Property to ensure safe pedestrian
pathways from the parking areas to the buildings. Bicycle racks will be provided on site, with
the locations to be determined at time of site plan, and a locker room with showers will be
available to hospital employees.

11. Staff recommends that lighting be fully shielded to reduce glare and light trespass. This
includes lighting of the parking areas, and lighting related to signage along Route 50.

Response: Comment acknowledged. This has been addressed by Proffer I11.B of ZMAP 2006-
0007.

Environmental Review (comments dated October 5, 2007)
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1. The Army Corps of Engineers issued Jurisdictional Determination #06-B0037 on March
21, 2006, confirming a wetland delineation performed by Wetland Studies and Solutions for the
project. Please provide a note on Sheet 1 referencing the approved Jurisdictional
Determination as the source of the wetlands information depicted on the plan (e.g.,
Jurisdictional waters and wetlands depicted on the plan were delineated by Wetlands Studies
and Solutions and confirmed by Army Corps of Engineers Jurisdictional Determination #06-
B0037, issued on March 21, 2006).

Response: A note has been added to Sheet 1 of the SPEX Plat to reference the Jurisdictional
Determination number, date and consultant information.

2. Impacts are proposed to all jurisdictional waters and wetlands on the property, totaling
approximately 0.3 acres. Staff emphasizes the importance of mitigating wetland and stream
impacts close to the impact area to help maintain water quality and flood protection functions, as
well as habitat. Therefore, where such impacts are deemed unavoidable, staff recommends a
commitment be provided to prioritize the mitigation as follows: 1) within the Broad Run
Watershed within the same Loudoun County geographic Policy Area, 2) within the Broad Run
Watershed within another Loudoun County geographic Policy Area, or 3) elsewhere within
Loudoun County, subject to approval by the U.S. Army Corps of Engineers and the Virginia
Department of Environmental Quality. This approach is consistent with Policy 23 on Page 5-11
of the RGP, which states that “the County will support the federal goal of no net loss to wetlands
in the County.” Furthermore, the County's strategy is to protect its existing green infrastructure
elements and to recapture elements where possible [RGP, Page 6-8, Green Infrastructure Text].

Response: This issue was addressed by Proffer VI.B in ZMAP 2006-0007. That proffer
pledges to mitigate wetland impacts onsite first before looking to other wetland sites within
Loudoun County or within the Potomac River watershed.

3. Staff recommends that existing vegetation located within the setback from Route 50 be
preserved within a Tree Conservation Area and that the applicant provide a commitment
incorporating the suggested Tree Conservation Area language approved by the County Urban
Forester. Staff further recommends that the applicant consult with the project arborist
regarding the removal of Virginia Pine from this area.

Response: Potential tree conservation areas along Route 50 are located within the required
Type 5 Buffer Yard and BMP facility for the Property. However, it's important to note that VDOT
may need to remove trees from these areas for the construction of the ultimate Stone Springs
Boulevard/Route 50 interchange. Therefore, there is limited to no potential for permanent tree
conservation on the property. Proffer VI.C with ZMAP 2006-0007 requires tree conservation
elsewhere on the Glascock property.

4, One Stormwater Management (SWM)/Best Management Practice (BMP) facility (a dry
pond) is depicted in the southwest corner of the site. While approximately half of the site drains
toward the planned facility, the other half of the site drains into a forested wetland on the
adjacent property that is being preserved in conjunction with the Glascock Field at Stone Ridge
application (ZMAP-2006-0007). The Surface Water Policies within the RGP support the

ONE FREEDOM SQUARE, RESTON TOWN CENTER, 11951 FREEDOM DRIVE, RESTON, VA 20190-5656 T: (703} 456-8000 F: (703) 456-8100 WWW.COOLEY.COM



Cooley

GODWARD KRONISH

Mr. Marchant Schneider
January 8, 2010
Page Eight

implementation of Low-Impact Development (LID) techniques (Page 5-17). Therefore, staff
encourages the applicant to honor existing drainage divides and maintain hydrology to the
offsite forested wetland by providing SWM/BMP facilities in the northern portion of the site, in
addition to the facility currently shown. Staff further recommends that the dry pond currently
proposed be converted to a wet pond to improve pollutant removal. SWM/BMP facilities
located within the 100-foot Buffer Yard adjacent to Route 50 are required to have a “permanent
aqueous element,” as outlined in Section 5-1414B(5) of the Revised 1993 Zoning Ordinance.

Response: During the processing of ZMAP 2006-0007, it was determined that adequate outfall
exists to drain the Property into the forested wetlands on the adjacent property and the
proposed SWM/BMP pond will provide adequate water quality to improve pollutant removal;
therefore, there was no need for LID techniques. Further, the Applicant has reserved an area
along Route 50 to provide an aqueous element to assist in the mitigation of impacts. The
Applicant will provide the SWM/BMP pond and/or reserved aqueous area in accordance with
FSM and Zoning Ordinance standards.

5. Given the proposed hospital use and the need for overnight accommodations similar to
residential uses, the proximity of the proposed hospital to Route 50 (a planned Principal
Arterial), and the location of the proposed facility within the Ldn 60 airport noise buffer, staff
recommends that a commitment be provided to perform a traffic noise study and a building shell
analysis prior to occupancy to ensure that interior noise levels do not exceed 45 decibels
consistent with the Noise Policies of the Revised Countywide Transportation Plan (Page 4-7)
and the Airport Noise Policies of the Revised General Plan (Page 5-46). Sample commitment
language is provided as an attachment to this referral.

Response: The Applicant will agree to a condition of approval to provide acoustical treatment
to achieve an interior noise level of 55 dBA for the hospital.

6. Staff encourages a commitment in the design of the proposed hospital to Leadership in
Energy and Environmental Design (LEED) standards, as supported by the United States Green
Building Council. LEED recognizes site sustainability, conservation of energy and water, and
indoor air quality, among other goals. The Revised General Plan also encourages these goals
in the General Water Policies supporting long-term water conservation (Policy 1, Page 2-20);
the Solid Waste Management Policies supporting waste reduction, reuse, and recycling (Policy
2, Page 2-23); and the Air Quality Policies supporting the creation of pedestrian and bicycle
facilities (Policy 1, Page 5-41).  Furthermore, the County encourages project designs that
ensure long-term sustainability, as discussed in the Suburban Policy Area, Land Use and
Pattern Design text (Page 6-2).

Response: The Applicant has a history of incorporating green design standards into its
hospitals and is working to incorporate many of those features at StoneSpring, such as
commissioning all of the building’s systems to determine their efficiency, using high-efficiency
lighting fixtures and water-conserving sinks and toilets, installing energy star appliance
products, landscaping with indigenous plants and using interior products with little or no VOCs
or PVCs. As the design becomes more finalized, the Applicant will be able to highlight more
and more of its green building practices.
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Health Department (comments dated September 11, 2007)

1. All the proposed structures are properly served by public water and public sewer.

Response: Comment acknowledged.

2. If any wells and drainfields are encountered, they must be properly abandoned (Health
Department permit required).

Response: Comment acknowledged.
Office of Transportation Services (comments dated September 13, 2007)

1. Applicant needs to provide a revised traffic analysis that reflects the amount and type of
overall development proposed on the site and that accurately compares trip generation between
future by-right uses and proposed SPEX uses. OTS staff notes that a trip generation
comparison was only accepted for this project if trips from the SPEX uses were less than the
trips from the PD-OP by-right uses. A meeting with the Applicant needs to be held to discuss
the components of the revised traffic analysis, including the issue of “general office” versus
‘medical office” uses. The revised analysis may need to be expanded to include information on
peak hours and projected levels of service on the road network surrounding the medical campus
as volumes and peak hours may be different from those analyzed (general office) in the traffic
study for the larger Glascock Field rezoning. As the Glascock Field rezoning is still pending,
any change in that application should be reflected in the revised traffic analysis for this special
exception.

Response: Proffers IV.G and IV.H associated with ZMAP 2006-0007 addressed the different
trip characteristics and impacts of medical office versus general office. The hospital proposed in
this application generates fewer trips than an equivalent-sized office or medical office use.
Attachment 1 is a memorandum prepared by Gorove/Slade Associates, dated January 8, 2010,
that presents a trip generation comparison between the proposed hospital and approved office
use. The comparison evaluates the worst-case scenario by comparing trips generated by the
hospital with the trips generated by the general office (general office generates less trips than a
similar sized medical office). The comparison reveals that the hospital will generate 62 percent
fewer AM peak hour trips and 53 percent fewer PM peak hour trips as compared to the
approved general office.

2. The Applicant should clarify the amount and type of proposed SPEX uses within the
limits of the special exception area. For example, the plat indicates that the maximum amount
of proposed SPEX uses would be no greater than 247,000 sq. ft., but this amount does not
correspond with other amounts in the Applicant's materials, which indicate that the hospital
would consist of approximately 200,000 sq. ft. and the outpatient medical care uses would be
up to 55,500 sq. ft. Proposed development amounts contained in the traffic analysis, in the
statement of justification, and on the SPEX plat should all be consistent with one another.
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Response: The Plat has been revised to state that up to 461,967 square feet of special
exception uses are planned as well as an additional nearly 145,000 square feet of by-right uses
for a total of up to 606,914 square feet of development on the subject Property, all of which is
consistent with ZMAP 2006-0007. The traffic memo submitted with this package analyzes the
impact of replacing 337,000 square feet of office with the proposed hospital; it does not re-
analyze the entire development because, as stated in Comment 1 above, ZMAP 2006-0007
accounted for trips associated with the full development.

3. The need for any additional turn lanes at any of the four entrances into the site should
be evaluated as part of the larger Glascock Field rezoning and provided, if necessary, as part of
the rezoning’s proposed road improvements. These additional improvements may be needed
given the potential for significantly higher trip generation rates than were previously anticipated
as by-right medical office uses were not accounted for in either traffic analysis (ZMAP or SPEX).
Regarding traffic signals, a condition of approval should be included requiring the installation of
signals by the Applicant at any of the site entrances if warranted.

Response: Turn lanes are provided and are shown on the SPEX Plat at each of the four
entrances to the Property. With respect to traffic signals, Proffer IV.F of ZMAP 2006-0007,
commits the Applicant to install a signal at the intersection of Road A and Road B if warranted.
Further, the Applicant agreed to a regional road contribution in accordance with Proffer IV.G.2 of
ZMAP 2006-0007 that calls for a contribution of $0.60 per square foot for non-residential uses
and an additional $0.60 (total $1.20 contribution) per square foot for medical office uses, money
that could be used for any number of transportation improvements proximate to the site.

4. The Applicant should include within the SPEX plat a pedestrian circulation plan for the
entire 24-acre site.  This plan should depict sidewalks internal to the parking areas and
between proposed buildings as well as sidewalks/multi-use trails along Stone Springs Boulevard
Extended and Road “B”.  Staff does not believe that a multi-use trail along Route 50 is

necessary or appropriate given the plan to convert Route 50 to a limited access facility in the
future.

Response: Comment acknowledged. The SPEX Plat has been revised to depict sidewalks
and crosswalks throughout the Property. Further, the Applicant notes that OTS staff had no
issue with a multi-use trail along Route 50 as shown on the approved CDP for ZMAP 2006-
0007, which is a required element of that approval.

5. The Applicant should coordinate with OTS staff regarding the locations and other
specifics of future bus stops on site; staff is available to meet regarding this topic. OTS staff
recommends that bus stops be located proximate to the entrances of both the proposed hospital
and medical office buildings on site in order to provide bus riders with safe and convenient
access to the medical facilities. A condition of approval should be included requiring the
Applicant to install a concrete pad, bus shelter/canopy, lighting, and related signage at each bus
stop prior to occupancy of any of the proposed uses, and requiring the Applicant to maintain
these bus stop facilities in perpetuity.
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Response: The Applicant will include a development condition that requires the installation of a
bus stop upon initiation of intra-County bus service to the site on a frequent basis.

6. Staff notes that any of the regional transportation and transit cash contributions for non-
residential uses proposed as part of the Glascock Field rezoning application would also apply to
the proposed hospital and outpatient medical care SPEX uses.

Response: Comment acknowledged.

7. The proposal to reconfigure the Gum Spring Road (Road “B”)/Route 50 intersection to
maintain right-in/right-out movements (by removing the existing signal and median crossover) is
not consistent with the Revised CTP, which calls for the ultimate condition of this segment of
Route 50 to be a limited access facility with grade-separated interchanges at various locations,
including the West Spine Road (approximately 1,000 feet to the east of the proposed right-
in/right-out movement).  The proposed right-in/right-out configuration is not only inconsistent
with the limited access policy but would also result in weave/merge conflicts with the future
Route 50/West Spine Road interchange. It is also inconsistent with policies contained in the
Arcola Area/Route 50 CPAM approved in 2006. Staff recommends that the intersection be
closed in its entirety, with alternate access provided via Road “B” north to Road “A” and Stone
Springs Boulevard Extended. However, given that the location of the existing intersection is
part of an existing public roadway, final authority on the reconfiguration or closure of the
intersection rests with VDOT. Further discussion and coordination on this matter with VDOT is
necessary.

Response: The Applicant discussed and addressed this issue during the processing of ZMAP
2006-0007. Proffer IV.L associated with ZMAP 2006-0007 acknowledges that the Gum Spring
Road/Route 50 intersection may be closed in the future.

ClO Planning (comments dated November 8, 2007)

1. Staff concurs with the finding of the report and agrees that no further archaeological
field work is warranted on this property.

Response: Comment acknowledged and appreciated.

2. Staff recommends, as a means of mitigating the loss of the historically significant
Glascock Landing Field (053-6090), that signage commemorating the location of the resource
and its significance to Loudoun’s history be erected on the project area. Photos of the airfield
in its heyday and a brief history would be an appropriate addition to a memorial of this important
site.

Response: The Applicant will provide photographs and historical references regarding the
Glascock airfield within the lobby of the hospital.

Parks and Recreation (comments dated November 13, 2007)
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1. PRCS has reviewed the referenced application, and based on the information provided,
PRCS would offer a favorable recommendation. Staff notes that the Application is in
accordance with the Countywide Health Care Facilities Policies of the Revised General Plan to
provide services in the Route 50 corridor. However, Staff recognizes that this project is in close
proximity to a very similar proposal, INOVA Dulles South Hospital (SPEX 2006-0012).
Therefore, PRCS defers all policy and planning comments to Community Planning, as the two
competing proposals would most likely not be viable in this corridor.

Response: Comment acknowledged.
Zoning Administration (comments dated November 20, 2007)

1. The approval of this application is contingent upon the approval of the active rezoning
ZMAP-2006-0007 which proposes to rezone the subject portion of the parcel to Planned
Development — Office Park (PD-OP). If approved, proffers and conditions of approval
associated with this rezoning application may need to be addressed with future submissions of
this application for Special Exception.

Response: Comment acknowledged. The Loudoun County Board of Supervisors approved
ZMAP 2006-0007 and SPEX 2007-0037 on December 4, 2007.

2. The approval of this application will not occur until after December 3, 2007. The
amendments to the zoning ordinance which the Board of Supervisors approved with ZOAM-
2006-0003 will be in effect December 3, 2007. Submissions of this application submitted after
that date will need to be in conformance with all changes associated with this amendment.

Response: Comment acknowledged.

3. The Applicant has listed the proposed uses as hospital, medical care facility, outpatient
only and a helistop, uses which are permitted by Special Exception in the PD-OP zoning district.
Please be advised that the zoning ordinance does have different definitions for helistop versus a
heliport.  The Applicant has proposed a helistop, which the ordinance defines as, “An area
designed to accommodate touch-down and lift-off of helicopters for the purpose of picking up and
discharging passengers or cargo. Such an area shall contain no operation facilities other than one
(1) tie-down space and such additional facilities as are required by law, ordinance or regulation.”
The ordinance defines heliport as, “An area, either at ground level or elevated on a structure,
licensed or approved for the landing and takeoff of helicopters and which may include auxiliary
facilities such as parking, waiting room, fueling and maintenance equipment.” Please verify that
helistop is the correct use being requested.

Response: The heliport was approved by SPEX 2007-0037 and is no longer part of this
application.

4, This section states that the Applicant is filing this SPEX application so that the
Applicant’s use can be considered and reviewed in coordination with ZMAP-2006-0007:
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however the pending rezoning is scheduled for the November 13, 2007, Public Hearing. While
the approval of this application is dependant upon approval of the rezoning, this application is
not being reviewed in coordination or conjunction with the rezoning. The Applicant may wish to
revise this portion of the Statement of Justification.

Response: Comment acknowledged. ZMAP 2006-0007 was approved in 2007, which
established the zoning necessary for this special exception request.

5i. The Applicant has stated that the medical care facility, outpatient only will not exceed
55,000 square feet whether it is located within the hospital or as part of the proposed office
building located on the Property. Staff suggests that this become a Condition of Approval for
the Special Exception.

Response: The Applicant has committed to a maximum size of the Special Exception uses on
Sheet 1 of the Plat and will reiterate that commitment in the Conditions.

bii. The Applicant has stated that in future phases there is an option for structured parking.
Please indicate on the Special Exception plat the possible areas in which the structured parking
will be located.

Response: The Applicant has shown a location for a possible future parking garage on the
SPEX Plat.

6i. The Applicant has indicated that an extensive system of internal sidewalks, crosswalks
and external trails are proposed to assist in pedestrian circulation on the Property. Please
indicate and label the pedestrian circulation on the Special Exception plat. In particular, staff
questions the proposed access from the Emergency Room to the helistop. There appears to
be no clear access or crosswalks regarding access to the helistop.

Response: The Applicant has revised the SPEX Plat to depict sidewalks, crosswalks, and
access from the Emergency Room to the heliport.

6ii. The Applicant references a central green to be located at the front door of the hospital.
Please label this proposed civic area as such on the Special Exception plat. In addition, a
similar area appears to be proposed for the rear access, assumed to be the Emergency Room
access. The Applicant has not labeled or addressed the use of this area.

Response: The Applicant has labeled the central green on the SPEX Plat.

6iii.  Signage has been mentioned and is stated to be designed consistent with the applicable
Zoning Ordinance provisions. Please be advised that signage is not permitted above the
roofline of the building.  Sheet 5 (Architectural lllustrations) shows a proposed sign which
appears to be above the roofline of the building.

Response: Comment acknowledged. The rendering of the Hospital is for illustrative purposes
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only. The Applicant will comply with the Zoning Ordinance requirements for signage on the
Property.

7. The Applicant states that the location of this use on the Property will promote enhanced
access to health care services as the County’s population and employment base continue to
grow, particularly along Route 50. Staff questions if the population in the area is such to
support two hospitals less than 1 mile in proximity to each other. SPEX-2006-0012, INOVA
Health Care Campus has proposed a hospital, medical and professional office as well as a
helistop on a parcel less than 1 mile away on Route 50.

Response: The Applicant applied for and received a Certificate of Public Need from the State
Health Commissioner, who is legally responsible for determining the need for hospitals and
other medical facilities and their locations. During this review, the Health Commissioner
evaluated and considered the Applicant’'s proposal against criteria such as population, access,
and other criteria and determined that the application should be approved. This need for state
approval, ensures that an area is properly served by medical facilities and not over-saturated,
as the comment suggests. Inova has not received a similar approval, which is required before a
hospital can be established, independent of whether local land use decisions permit a facility.

8. Whether the level and impact of any noise emanating from the site, including that
generated by the proposed use, negatively impacts the uses in the immediate area. The
applicant has addressed the residential uses surrounding the proposed use, however the
section refers to all “uses” surrounding the proposed use. Please address the noise regarding
abutting residential and nonresidential uses. In addition, the Applicant has not addressed the
proposed Powerhouse, which is proposed to be located closer to the planned R-16 district than
the hospital and helistop.  Please address the noise of the Powerhouse and necessary
mitigation. The Applicant may wish to locate the Powerhouse farther away from the planned
residential uses.

Response: The powerhouse is an enclosed structure that is located approximately 580 feet
from the nearest residential and non-residential use. It will be designed and buffered to comply
with Loudoun County noise standards as stated in the Zoning Ordinance.

9. Whether the glare of light that may be generated by the proposed use negatively
impacts uses in the immediate area. The applicant will need to address lighting of the helistop
as well. Lighting conditions should also be addressed as a condition of approval for the Special
Exception.

Response: The Applicant will propose a development condition that requires all outdoor
lighting associated with the Special Exception uses to be installed so as to preclude light
trespass onto adjoining properties, glare to passersby, sky glow, and deterioration of the
nighttime environment. The heliport was approved with SPEX 2007-0037 and therefore has
been removed from this application.

10. The applicant has stated that the proposed use will be compatible with uses on adjacent
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parcels. INOVA has proposed a hospital along Route 50 less than one mile from this
proposed location with SPEX-2006-0012, INOVA Health Care Campus. Staff again questions if
two hospitals located less than 1 mile from each other along Route 50 will be supported by the
surrounding population.

Response: See Applicant's answer to Comment 7 above.

11. The applicant has identified wetland areas on the subject property. Where these areas
are impacted, the applicant must comply with the requirements of the U.S. Army Corps of
Engineers. Staff defers to the Environmental Review Team for further comment on the impact
to existing animal habitat, vegetation, water quality or air quality.

Response: Comment acknowledged. The Environmental Review Team has noted no concemn
about any impact to habitat, vegetation or water or air quality. Also, please note that the
Applicant has addressed the issue of water quality with the proposed BMP/SWM pond and
reserve aqueous area along Route 50.

12. Whether the proposed use will affect the structural capacity of the soils. According to
County records, the property contains approximately 13 acres of hydric soils (type 79A). Staff
defers to the Environmental Review Team for further comment regarding to soils.

Response: The Environmental Review Team has noted no issues with the application’s
impacts on the soils structural capacity.

13. The applicant has stated that signage will be in accordance with Zoning Ordinance
Standards. Sheet 5 of the plan submission shows illustrative architectural drawings in which
the sign appears to be located on the parapet, above the roofline. Please be advised that signs
are not permitted to be located above the roofiine.

Response: Comment acknowledged. The rendering of the Hospital is for illustrative purposes
and all signs will comply with Loudoun County sign regulations at time of development. That
said, the sign has been removed from the Hospital’s penthouse.

14. According to County records, the property is within the Ldn 60 and Ldn 65 contours of
the Al Overlay District. The vicinity map is labeled as the Ldn 60 1 mile Airport Impact Overlay
District.  Please ensure that the contours are correctly labeled on all sheets including the
vicinity map. Per Section 4-1405, a disclosure statement identifying the Al Overlay District shall
be placed on all subdivision plats, site plans and deeds. Staff recommends the applicant
implement noise attenuation measures, such as an acoustical treatment in the building, to
reduce the impacts of aircraft noise on patients.

Response: The Applicant will design the hospital to comply with the County’s interior noise
standards as required by the Zoning Ordinance.
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15. Note 20 states that there are no other overlay districts, yet County records indicate that
approximately 2.45 acres in the northwest portion of the property contain minor floodplain, which
has been labeled on the vicinity map.

Response: The Applicant respectfully points out that the County’s Weblogis information is
inaccurate. An approved floodplain alteration study (FPAL-2007-0016) associated with the
construction of Stone Springs Boulevard relocates any and all floodplain off site.

16. Note 21 addresses the potential for structured parking to be located on the property.
Please label possible locations for the structured parking on the Special Exception plat.

Response: A potential future parking garage has been shown on the SPEX Plat.

17. Please add a note per Section 4-307(D) that all utility distribution lines shall be placed
underground.

Response: Comment acknowledged. A note has been included on Sheet 1 of the SPEX Plat
that commits to undergrounding all utility distribution lines on the Property.

18. Please be advised that the changes to the Revised 1993 Loudoun County Zoning
Ordinance in association with ZOAM-2006-0007 are effective December 3, 2007. These
changes to Section 4-300 (PD-OP district regulations) as well as Section 5-900 regarding
Access and Setbacks from Specific Roads that will affect the Zoning Tabulations. Subsequent
submissions of this application will need to address those changes.

Response: Comment acknowledged. The SPEX Plat has been revised to reflect the PD-OP
zoning district amendments associated with ZOAM 2006-0003.

19. Parking Tabulations for Hospital Use. Section 5-1100 requires 1 parking space per
doctor on staff. The tabulations have indicated 110 doctors, however no parking spaces have
been provided. Based on the information provided, the required number of parking spaces will
be 1,096 while 1,025 have been provided.

Response: The Zoning Tabulation on Sheet 1 has been revised to correct the required number
of parking spaces.

20. Parking Tabulations for the Medical office. There is a typographical error in the parking
tabulations for this use. The formula shows 3.3 instead of 3.5 in the calculations.

Response: Comment acknowledged. The Zoning Tabulation on Sheet 1 has been revised to
show the correct formula and parking tabulation.

21. Loading space tabulations indicate that 2 loading spaces are provided for the hospital

and 1 loading space is provided for the medical office. The plat indicates that 4 loading spaces
have been provided for the hospital and there are no areas labeled as loading spaces for the
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medical office building.

Response: The Applicant has revised the plat to label the loading spaces for the hospital and
the medical office building.

22. Please show and label the 35’ parking setback along future Stone Springs Boulevard.

Response: ZMOD 1 approved with ZMAP 2006-0007 reduced this setback from 35 feet to 25
feet. The 25-foot setback from Stone Springs Boulevard is shown on the Plat.

23. Please label the proposed civic or central green spaces.
Response: The SPEX Plat has been revised to label the proposed central green.
24. Please label the location of the Emergency Room.

Response: The SPEX Plat has been revised to identify the location of the Emergency Room
entrance.

25. Please label and address the dashed line squares located in front of the Medical Office
building and at the front and rear of the Hospital. What do these areas represent?

Response: These lines show future expansion areas of the hospital.

26. Please label walkways and pedestrian access points from the parking areas to the
buildings as well as from the hospital to the helistop.

Response: The SPEX Plat shows pedestrian pathways between the parking areas and the
buildings and the hospital and heliport.

27. Remove the label and outline of the existing Glascock landing field.
Response: Comment acknowledged. The label and outline have been removed.

28. Please address the area between the hospital and the medical office buildings — is this
area to be an enclosed walkway to connect the two buildings or is it to be an open walkway?

Response: The area between the medical office building and the hospital is a covered internal
corridor.

29. Architectural lllustrations. Please label which fagade is north, south, east or west.

Response: The facades have been replaced with a building illustrative.
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I hope and trust this letter addresses the various issues raised by Staff. Please contact me if
you have any additional questions or need any additional information.

Sincerely, ‘
Mark C. Loo

cC: Tracey White, HCA Capital Division
Bryan Seely, HCA, Nashville
Matthew Nitch, Earl Swensson Associates, Inc
Eric Siegel, Urban
Josh Orndorff, Urban
Chris Tacinelli, Gorove/Slade
Tushar Awar, Gorove/Slade
Molly Novotny, Cooley Godward Kronish LLP

343489 v6/RE
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STONESPRING MEDICAL CENTER ECE|VE
SPECIAL EXCEPTION APPLICATION -——li—:—-—-ﬂ)-
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HIGHWAY 50 REAL ESTATE, LLC, JAN 0 8 | -
TAX MAP 100, PARCEL 65A (MCPI 204-48-78441) R
24597 GUM SPRING ROAD PLANNING DEPARTMENT

STATEMENT OF JUSTIFICATION
REVISED JANUARY 8, 2010

I INTRODUCTION

Highway 50 Real Estate, LLC (the “Applicant”), hereby requests approval of a special
exception application (the “SPEX”) to permit the establishment of certain medical uses on
approximately 24 acres of land located on the north side of Route 50 commonly referred to as the
Glascock Field airstrip and further identified as Loudoun County Tax Map # 204-48-7841, (the
“Property”). Specifically, the Applicant requests SPEX approval to construct a hospital and
outpatient medical care facilities. This proposal is in accordance with the Countywide Health
Care Facilities Policies of the Revised General Plan to provide health care services in the Route
50 corridor, as well as the underlying land use designations for the Property.

The StoneSpring Medical Center will be located at a planned new intersection of Stone
Springs Boulevard/Relocated Gum Spring Road (Stone Springs Boulevard Extended) and Route
50. Directly south across Route 50 from the Property is the community of Stone Ridge. The
Property is located south and west of approved developments of Arcola Center (ZMAP 1998-
0004) and Hazout North (ZMAP 1997-0004); it also is centrally-located to serve the health care
needs of South Riding, Aldie, Middleburg, Brambleton and other existing and future
communities in this portion of Loudoun County.

IL APPROVED REZONING APPLICATION

On December 4, 2007, the Loudoun County Board of Supervisors rezoned 98.56 acres of
land from the PD-GI (Planned Development General Industry) and CLI (Commercial Light
Industry) zoning districts to the R-16 (Residential) and PD-OP (Planned Development Office
Park) zoning districts. The Property subject to this special exception request is part of the land
that was rezoned to the PD-OP district that established the underlying zoning for these requested
uses. Therefore, the Property, will be developed in accordance with the standards and uses of the
Revised 1993 Zoning Ordinance and the approved proffers for ZMAP 2006-0007. A
complementary special exception request, SPEX 2007-0037, was approved with the rezoning to
permit a heliport on the Property. This Applicant, Highway 50 Real Estate, LLC, was a co-
applicant in both those cases.

III. COMPREHENSIVE PLAN COMPLIANCE

The Revised General Plan envisions Loudoun County having a variety of health care
facilities in currently under-served areas that otherwise lack direct access to emergency care or
facilities. In particular, the Board of Supervisors, through the adoption of the Countywide




Health Care Facilities Plan, placed an emphasis on the distribution of health care services in the
County, with particular attention paid to the Dulles South area generally and the Route 50
corridor specifically. The Applicant’s plans for the StoneSpring Medical Center acknowledge
the Board’s direction and offer the County the opportunity for the much-desired health care
services along the Route 50 corridor in accordance with the Revised General Plan’s guidance.

Beyond the application’s fulfillment of the Plan’s health care components, the
Applicant’s SPEX also conforms to the underlying business land use designation for the Property
as set forth in the Revised General Plan. By implementing the Plan’s vision for the Property, the
Applicant will help the County enhance its tax base, add quality jobs and spur economic

development, while also offering needed services to the growing population in the Dulles South
Area.

Iv. PROPOSED STONESPRING MEDICAL CENTER

As part of an initial phase for the StoneSpring Medical Center, the Applicant proposes to
construct an approximately 337,000 square foot general acute care hospital along with outpatient
medical care facilities on the Property. The total square footage of the special exception uses
will not exceed 461,967 square feet and will be located within the hospital itself or as part of
office buildings approved for the Property under ZMAP 2006-0007. The hospital is proposed up
to five (5) stories in height. Parking will be provided in surface parking spaces, with the option
for a structured parking facility as necessary to satisfy zoning ordinance requirements.
Substantial landscaping and buffers will be used to screen the planned uses in accordance with
the standards of the Revised 1993 Zoning Ordinance.

A. SITE DESIGN AND ACCESS

The Property on which the hospital is to be built is bound by the planned extension of
Stone Springs Boulevard to the west, proposed Road “B” of the Glascock rezoning to the north
and east, and Route 50 to the south. Stone Springs Boulevard and Road “B” will provide easy
access to the hospital for residents along the Route 50 corridor. Stone Springs Boulevard,
coupled with the future construction of the Route 50 North Collector Road north of the Property,
creates a transportation axis with important connections that will accommodate population
growth and associated traffic generated by the continued development along Route 50 as
envisioned by the Revised General Plan.

An extensive system of internal sidewalks and crosswalks, and external trails are
proposed to assist in pedestrian circulation on the Property. A central green is proposed as the
gateway or “front door” of the hospital and is to serve as an aesthetically pleasing civic amenity
for employees, patients, and visitors.

The Applicant has included a unified landscaping program and unified treatment of
setbacks to establish an aesthetically pleasing vista along Route 50, Stone Springs Boulevard and
Road “B” including a Type 5 Front Yard Buffer along Route 50. As shown on the attached
exhibits, the hospital makes use of architectural treatments to promote a sense of place and high-



quality building design to attract health care related business users. Signage is to be designed
consistent with the applicable Zoning Ordinance provisions.

B. POPULATION GROWTH AND THE NEED FOR A HOSPITAL IN THE
DULLES AREA OF LOUDOUN COUNTY

According to the Loudoun County Department of Economic Development, Loudoun
County’s population will exceed 310,000 residents by 2010 and 415,000 residents by 2020.
Under the Revised General Plan, the overwhelming majority of that population growth is to be
channeled into the Suburban Policy Area, in which the Property is located. Moreover, the
number of employees working in Loudoun County is expected to nearly triple between 2000 and
2020, rising from approximately 87,000 to over 212,000. Thus, the location of this use on the
Property will promote enhanced access to health care services as the County’s population and
employment base continues to grow, particularly along Route 50.

VL CONCLUSION

The StoneSpring Medical Center will provide the Route 50 corridor with critical
healthcare infrastructure, as encouraged by the Health Care Facilities Policies of the Revised
General Plan and the Board of Supervisors. The proposal implements the County’s vision for a
variety of medical facilities and programs to provide comprehensive care and treatment to a
burgeoning population along the Route 50 corridor. The road linkages and improvements
proposed in ZMAP 2006-0007 and carried out by this Applicant will complement the Route 50
road network and provide better vehicular circulation in this portion of the County. Therefore,
the Applicant respectfully requests the support of County Staff and the Planning Commission
and ultimate approval of the SPEX application by the Board of Supervisors.
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SPECIAL EXCEPTION MATTERS FOR CONSIDERATION
Revised 1993 Zoning Ordinance Section 6-1310

Whether the proposed special exception is consistent with the Comprehensive
Plan.

The Planned Land Use Map designates the Property for Business Community.
The proposed hospital and outpatient medical care facilities are identified as
Institutional uses, which are consistent and complementary to the Business
Community policies of the Revised General Plan (“RGP”).

Hospital uses and medical outpatient care facilities are also discussed in the
Countywide Health Care Facilities policies of the RGP, which identifies Route 50
as a suitable location for both these uses. Therefore, the proposed hospital and
outpatient medical care facility uses are consistent and compatible with the
Countywide Health Care Facilities policies of the RGP.

Whether the proposed special exception will adequately provide for safety from
fire hazards and have effective measures of fire control.

The proposed hospital and outpatient medical care facilities will provide effective
measures of fire control that meet all state and local fire safety requirements and
regulations.

Whether the level and impact of any noise emanating from the site, including that
generated by the proposed use, negatively impacts the uses in the immediate area.

The proposed use for the Property will not generate noise that may negatively
impact other proximate uses. The proposed hospital will be located
approximately 800 feet away from the nearest residential unit. Additionally, the
Applicant will provide a landscaping program to mitigate auditory impacts.

Whether the glare or light that may be generated by the proposed use negatively
impacts uses in the immediate area.

All lighting for the proposed hospital and outpatient medical care facilities will be
designed to minimize glare on adjacent uses. Lighting shall conform to the
applicable sections of the Zoning Ordinance and Facilities Standards Manual.

Whether the proposed use is compatible with other existing or proposed uses in
the neighborhood, and adjacent parcels.

The proposed uses were considered with the larger Glascock Field rezoning and
are compatible with the adjacent parcels.

Whether sufficient existing or proposed landscaping, screening and buffering on
the site and in the neighborhood adequately screen surrounding uses
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As recommended by the Route 50 Task Force, the Applicant will provide a
unified landscape program, architectural treatments, and setbacks to mitigate
visual impacts of the hospital and outpatient medical care facilities from
surrounding uses.

Whether the proposed special exception will result in the preservation of any
topographic or physical, natural, scenic, archeological or historic feature of
significant importance.

No archaeological, historic, topographic, physical, natural, and scenic features
will be disturbed with the construction of this use.

Whether the proposed special exception will damage existing animal habitat,
vegetation, water quality (including groundwater) or air quality.

The proposed hospital and outpatient medical care facilities are not anticipated to
have any adverse impacts on the existing animal habitat, vegetation, water quality,
and air quality. Any impacts to wetlands was contemplated and mitigated with
the underlying rezoning case.

Whether the proposed special exception at the specified location will contribute to
or promote the welfare or convenience of the public.

The proposal promotes public welfare by providing needed healthcare services, new
employment opportunities and desired tax revenues to fund important county
initiatives, while minimizing consumption of local services.

Whether the traffic expected to be generated by the proposed use will be
adequately and safely served by roads, pedestrian connections and other
transportation services.

The proposed hospital will generate fewer peak-hour vehicle trips than certain by
right uses permitted by ZMAP 2006-0007. Despite this decrease in peak-hour
trips, the Applicant is committed to the onsite and off-site road improvements
proffered with the zoning case.

Whether, in the case of existing structures proposed to be converted to uses
requiring a special exception, the structures meet the code requirements of
Loudoun County.

Not applicable to this application.

Whether the proposed special exception will be served adequately by essential
public facilities and services.

The hospital and outpatient medical care facilities will be served adequately by
existing public utilities and essential public services.
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The effect of the proposed special exception on groundwater supply.

No adverse impacts are anticipated on the County’s groundwater supply. The
hospital and outpatient medical care facilities will be served by public water.

Whether the proposed use will affect the structural capacity of the soils.
No adverse impacts are anticipated on the structural capacity of the soils.

Whether the proposed use will negatively impact orderly and safe road
development and transportation.

Route 50 is a principal arterial road designed to accommodate substantial volumes
of through and local traffic. As part of ZMAP 2006-0007, westbound Route 50
along the Property’s frontage will be widened to three (3) lanes, including a
reservation for future conmstruction of an urban-diamond interchange with
relocated Gum Spring Road, to accommodate traffic generated by offsite
development. Gum Spring Road is planned as a minor collector road used to
provide access to developments such as the one proposed here. Also as part of
ZMAP 2006-0007, Gum Spring Road will be relocated to the west to line up with
existing Stone Springs Boulevard in order to improve vehicle and pedestrian
safety and reduce conflicts along Route 50.

Whether the proposed special exception use will provide desirable employment
and enlarge the tax base by encouraging economic development activities
consistent with the Comprehensive Plan.

The proposed hospital and outpatient medical care facilities will provide desirable
employment opportunities and pay much-needed local taxes to support important
county initiatives. Therefore, a hospital on this Property will generate an
economic benefit to the County.

Whether the proposed special exception considers the needs of agriculture,
industry and businesses in _future growth.

The hospital and outpatient medical care facilities address the demand of health
care services in the underserved area of the Route 50 corridor.

Whether adequate on and off-site infrastructure is available.

All necessary public utilities are in place and proximate to the Property. Planned
off-site road improvements to Route 50, Gum Spring Road, and the Route 50
North Collector Road will adequately serve the hospital and outpatient medical
care facilities

Any anticipated odors which may be generated by the uses on site, and which may
negatively impact adjacent uses.
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The hospital and outpatient medical care facilities are not anticipated to generate
odors that would have any adverse impacts on adjacent uses.

Whether the proposed special exception uses sufficient measure to mitigate the
impact of construction traffic on existing neighborhoods and school areas.

Construction traffic is not anticipated to travel through nearby residential
neighborhoods or school areas.



PROPOSED ZONING ORDINANCE MODIFICATIONS

The Applicant is not requesting any new Zoning Ordinance modifications with this application.
Several modifications were granted with ZMAP 2006-0007 to facilitate a seamless design of the

medical campus on the Property. Those modifications are repeated on the SPEX plat for clarity
sake.

313493 v4/RE
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MEMORANDUM ECEIVE D

TO: Lou Mosurak Loudoun County OTS \ll JAN 0 8 ﬂﬂ\ J
Marchant Schneider Loudoun County - | .

CC: Tracey White HCA Capital Division PLANN%NG DEPARTMENT

Mark Looney Cooley Godward Kronish LLP
Molly Novotny Cooley Godward Kronish LLP

FROM: Christopher Tacinelli

Tushar Awar
DATE: January 08, 2010

SUBJECT: StoneSpring Medical Center — Traffic and Trip Generation Assessment

INTRODUCTION

The purpose of this memorandum is to summarize a trip generation comparison between the approved and
proposed conditions for the proposed StoneSpring Medical Center. The subject site is approximately 24
acres located along the north side of Route 50, west of the existing Gum Spring Road, and east of the
future Stone Springs Boulevard (relocated Gum Spring Road), in Loudoun County, Virginia. The
application is a Special Exception for hospital use. This use will generate less traffic than an equivalent
sized by-right office use contemplated in ZMAP 2006-0007, which established the underlying PD-OP
zoning on the Property. The project is anticipated to be complete with full build-out of the development
between 2015 and 2020. A regional map showing the location of the site is shown in Figure 1.

At a transportation scoping meeting held in 2007, it was decided that a full traffic study for the special
exception would not be necessary if the proposed development plan would generate fewer trips than the
development plan proposed with ZMAP 2006-0007, since a traffic study was performed for that rezoning
application. Because the proposed special exception development will generate fewer vehicle trips, the
results from the original rezoning application represent a worst-case traffic scenario and, therefore, the
improvements required by that application will ensure that the roadway network will continue to operate

at acceptable levels with the revised development plan. A copy of the agreed upon scope of the study is
attached.

TRANSPORTATION, TRAFFIC and PARKING www.goroveslade.com
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EXISTING CONDITIONS
Existing Roadway Network

Route 50 (John Mosby Highway) is an east-west highway that runs through Northern Virginia. Itis
generally a four to six lane median-divided minor arterial with variable design speed. In the vicinity of the

proposed site, the road is four lanes with wide medians and turning lanes at intersections. The current
posted speed limit on this road is 55 mph.

Route 659 (Gum Spring Road) is generally a two lane undivided local access road with variable design
speed. In the vicinity of the site, the road is two lanes with 8 to 10-foot travel lanes. The current posted
speed limit on this road is 35 mph north of Route 50.

Figure 1: Regional Map and Site Location

N Beaverdam 33 o
e N P T crs Brambieton 1 < s Lisudt
i 3 /J// RS Rese e FE - )"w 31 ‘ Moore
=t " ol I SRyan. s gewtn & & piiPa
f 0 o 5 it L PR D i
< A [ R Rl o M RN L e
1%, [Pt 'R “ i 7 5, ¢ : --@terllng S
1 % i A W Lt [ - edh;g
o, Y Z, RS ! Dulies
% i - £/ I ! o
s 0 AF N R f | e
L%, 3 i mf‘snn suter. o gy [! y "
2 H R . % T TR N il f
7 & b 3L GOak Grove:
Dover D i ,4_?:',‘1 i e
- Stoke - Aldie } £/ il
e i %
s G 3 o
Gill‘lertsgl \%’;\ r{]/ ?"
H N .
1 stoiig Ridge .
H e .
. coarhad
i . e
Lenah _sun,tl‘}fv'
Stewartown  Bowmantown B e
| . e
3 v
i! _"ZI Ra
g | Fing
4 Finfad
]
Forest Lake Estates .
Landmark "
t
) i
]
i
i
i
Hickdry Grove
. 2
i

Hazardous Locations

A field inspection was conducted of the roadways and intersections in the vicinity of the site. No hazardous

conditions were discovered as a result of the field inspection.
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CURRENT PLAN

Rezoning application ZMAP 2006-0007 (Glascock Field at Stone Ridge) rezoned the property to PD-OP to
allow development of up to 733,036 square feet of general office use. The hospital proposed with this
application is approximately 337,000 square feet in its initial phase. Therefore, this memo and the trip
generation calculations presented in the subsequent sections analyze the difference in trips between the
proposed hospital and an equivalent square footage of approved office development for the site. Table 1
below summarizes the total number of trips that could be generated by the approved office development of
337,000 square feet. All trip generation calculations contained in this memorandum were based on the
Institute of Transportation Engineers’ (ITE) Trip Generation, 8® Edition.

Table 1: Site Trip Generation for Approved Land Use

Weekday
Land Use CIIdEe Size Units AM Peak Hour PM Peak Hour Daily
In Out Total In Out Total Total
APPROVED
General Office Building 710 337  KkSF 437 59 496 78 379 457 3,400

PROPOSED DEVELOPMENT CONDITIONS

Future Roadway Network

According to the Loudoun County Countywide Transportation Plan and the Route 50/Arcola CPAM,
Route 50 will ultimately be a six-lane limited access median-divided rural arterial, with consideration for
bicycle accommodation. Grade-separated interchanges will be constructed at Route 50 and relocated Gum

Spring Road as well as at neighboring Route 50 and Route 606.

According to ZMAP 2006-0007, the intersection of Route 50 and Gum Spring Road will become a right-
in/right-out access once Stone Springs Boulevard (Gum Spring Road Relocated) is constructed. At that
time, existing Gum Spring Road north of proposed Road B may be abandoned. If this happens, the existing
southern portion of Route 659 will be rerouted as Road B and “T” into Stone Springs Boulevard.

Access to the site will be provided along Route 50 at the existing Gum Spring Road and the proposed Stone
Springs Boulevard (relocated Gum Spring Road). The Gum Spring Road access may be removed once
Route 50 becomes limited access.

TRANSPORTATION, TRAFFIC and PARKING www.goroveslade.com
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Proposed Land Use

The current proposed development plan for the StoneSpring Medical Center is to construct a 164-bed
hospital. Table 2 below summarizes the total number of trips that could be generated by the hospital.

Table 2: Site Trip Generation for Proposed Land Use

Weekday
Land Use o size  units AM Peak Hour PM Peak Hour Daily
In Out Total In Out Total Total
SPECIAL EXCEPTION
Hospital 610 164 Beds 133 54 187 78 137 215 2,951

APPROVED VS. PROPOSED DEVELOPMENT CONDITIONS

Table 3 represents the difference between the current approved development plan and the proposed
StoneSpring Medical Center in Loudoun County, Virginia.

Table 3: Approved Condition vs. Proposed Condition

Weekday

Land Use Cl;:.dEe Size Units AM Peak Hour PM Peak Hour Daily

In Out Total In Out Total Total
APPROVED
General Office Building 710 337  kSF 437 59 496 78 379 457 3,400
PROPOSED BY
SPECIAL EXCEPTION
Hospital 610 164  Beds 133 54 187 78 137 215 2,951
Difference in Trips (Special Exception Minus Approved) .304 5 309 0 242 242 449
% Difference 70% 8% _ -629 0% _ -64% _ -539 -139,

As indicated in Table 3, the proposed development plan for the StoneSpring Medical Center will generate
less traffic as compared to the currently approved land use. The proposed plan will generate
approximately 62% fewer trips than the currently approved land use during the AM peak hour, 53% fewer
trips during the PM peak hour, and 13% fewer trips throughout the day.

TRANSPORTATION, TRAFFIC and PARKING www.goroveslade.com
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Table 4: Equivalent Office Development - Compared to the Proposed Medical Center

Weekday

Land Use goEde Size Units AM Peak Hour PM Peak Hour Daily

) In Out Total In Out  Total Total
APPROVED
General Office Building 710 282 kSF 379 51 430 68 327 395 2,964

CPROPOSED BY T T h

SPECIAL EXCEPTION
Hospital 610 164 Beds 133 54 187 78 137 215 2,951
Difference in Trips (Special Exception Minus Approved) 246 3 .243 10 190 .180 .13
% Difference 56% 5% _ -49% 13% _ -50% -39% 0%

As indicated in Table 4, the proposed development plan for the StoneSpring Medical Center will generate

daily trips equivalent to a 282,000 square feet of office development, however on the whole generate
significantly less peak hour trips. The proposed plan will generate approximately 49% fewer trips than
282,000 square feet of office during the AM peak hour, 39% fewer trips during the PM peak hour, but an
equivalent amount of trips throughout a typical weekday.

CONCLUSION

This memorandum presents the ﬁndings of a traffic impact brief for the proposed StoneSpring Medical

Center in Loudoun County, Virginia. The analysis presented in this memorandum supports the following

major conclusions:

The proposed development plan will generate fewer trips than the approved development plan,

thereby having less of an impact on the surrounding roadway network.

The proposed hospital will generate approximately 62% fewer trips during the AM Peak
Hour.

The proposed hospital will generate approximately 53% fewer trips during the PM Peak
Hour.

The proposed hospital will generate approximately 13% fewer trips throughout a typical
weekday.

« The trips generated daily by the proposed hospital are equivalent to those generated by
approximately 282,000 square feet of office use, which is less than what is already approved for the
site.

= Access to and from the site will be via two entrances: Route 50 at the proposed Stone Springs
Boulevard (relocated Gum Spring Road) and existing Gum Spring Road. The (existing) Gum

Spring Road entrance may be removed in the future when Route 50 becomes a limited access

highway.
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MEMORANDUM

TO: Gaorge Phillips Loudoun County

CG:  ArtSmith Loudoun County
Alex Faghri voov
John Massay CESP, Inc.
Mark Laoney Coolsy Gadward Kronish, LLP

FROM: Gheryl Sharp

Chris Taginelil

DATE: May9, 2007
SUBJECT:  Route 50 Medical Campus — Traffic and Trip Generation Asssssment Scope

This memorandum outlines the scope for a Traffic and Trip Generation Assessment for the proposed Route

50 Medical Campus. This document is prepared in plate of Loudoun County’s standard scoping form to ”
docurnient our agreernent on the scope of the requasted assessment. The applivation isa Special Exception

for & hospital use, and is contingsnt on the rezoning application ZMAP 2006-6007 (Glascock Fiald 2t Stone

Ridge} which requests that the parcel be rezoned to PD-OP. 1t is undststoed that this Special Exception

application cannot be approved prier to the razoning application.

Site Location: The subject sits is lozated along the north sids of Route 50, west of the existing Gum
Spring Road, and east of the future Stone Springs Boulevard (refocated Gum Spring foad), in Loudoun
County, Virginla. Anareamap Is included in Figure 1 below.

Site Daseription: The site being considsred for the Speciaf Exception consists of approximately 24 acres
ourrently baing rezoned to PD-0P.  The application isfor a Special Exception inthe PD-DP zoning to
permit a hospital, an assoclated hefistop, and cutpationt medical care facilities. The projsct is scheduled to
be eomplste with full build-out of the dzvelopment anticipatedbetwesn 2015 and 2020,

Trip Generation: In ordar to calculate tha trip generstion for the propossd land uees, the institide of
Transporiation Englnesrs (ITE) Trip Ganatation, 7% Edition publication will bs ussd to determine the trips
into and out of the project sits. The proposed dsve lopment will generate approximately 123 trips during
the weskday moming peak hour, approximately 141 trips during the weekdsy afterncon peak hour, and
approximately 1,276 trips throughout anentire week day. This isless than a comparebly sized office
building, resulting in 244 to 62% lower trip gensration, 4s shown in Tabis 1 below,

TRAHSPORTATION, TR and PARKING . wws.gerasnelsde, com
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Weekday

tand Use (QE, Sza  Unisz M Pedlc Houe  PMPeak Hour Dally
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Site Access:  Accesstothe proposed development will be provided via Route 50at the existing Gum
Spring Road and the proposed Stone Springs Boulevar d (relocated Gum Spring Road). The  detailed
gssessment will assume that Routa 50 will becoms a limited acosss highway in the futurs,

Traffic Counts: As stated previously, the $raffic gensrated by the hospital will be less than the amount of
iraffic generated bythe allowed office use. As was discussedat the scoping rmeeting, a memorandum

summarizing/ desc ribing the trips gensrated by the proposed site, site actess, and any particular notable
itermsinthe transportation network will address &l of the County's Offics of Transportatio n Service's

isstes for this Speclal Exception appllcation infie uof afull iraffic study. Traffic counts will not Do
perfarmed, but fisld obsanvations of existing conditi onswill be documented for roads adjacent the site for
roadway lans configurations, traffic controls, speed 1imits, genaral readway deslgn characteristics, and

surraunding land uses, K-\____,____. Satety j3sues

Recommendations:  We will not be providing any additional recommendations through this
memorandum. As the propoeed hospital will bo goner ating fawver trips than the office use alloveed in the
proposed PD-OP zone, the traffic study currently being porformed for ZMAP 2008-0007, showing the
tecommendations with the office trips, would bs & more Intense scenario. This Special Exception
applicationis subject to ZMAP 2006-0007 and all its proffers,

Please seview the traffic assessment seops describsd above for 1he proposed dewelopment and sign for
agreement and appraval to continus with the study,

Loudoun County’s Representative Signature/ Date: L,%w S/ /[ / Of)
Traffic Consuliant's Representative Signature/ Date: M”“ /j/ 5/09/07

VDOT sRepresentative Signature/ Date:
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VIEW FROM FUTURE STONE SPRINGS BLVD.
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